CITY OF REDMOND
ORDINANCE NO. 2610 (AM)

AN CRDINANCE CF THE CITY OF REDMOND,
WASHINGTON, AMENDING CHAPTER 3.10, IMPACT
FEES OF THE REDMOND MUNICIPAL CCDE IN ORDER
TC COMPLY WITH REVISIONS TO STATE LAW;
CLARIFY THE ADMINISTRATION AND DETERMINATION
OF IMPACT FPFEES, CREDITS AND REFUNDS; AND
ELIMINATE JOINT COLLECTION CF TRANSPORTATION
IMPACT FEES WITH KING COUNTY; PROVIDING
SEVERABILITY AND ESTABLISHING AN EFFECTIVE
DATE

WHEREAS, on April 5, 2011, the Redmond City Council passed
Crdinance No. 2587, updating Redmond’s impact fee regulations
and moving the regulations from former RCDG Chapters 20D.60 and
20D.210 to Redmond Municipal Code Chapter 3.10; and |

WHEREAS, the City of Recdmond desires to amend the language
of Chapter 3.10 of the Redmond Municipal Code to improve clarity
and administration of the impact fee system.

NOW, THEREFCRE, THE CITY COUNCIL OF THE CITY OF REDMOND,
WASHINGTCN, DO ORDAIN AS FOLLOWS:

Saction 1. Amendment ¢f Chapter. Chapter 3.10,

Impact Fees, 1s hereby amended to read as follows:

Chapter 3.10 IMPACT FEES

Sections:

3.10.010 Purpose.

3.10.020 Authority.

3.10.030 Definitions.

3.10.040 Service areas.

3.10.050 Payment of impact fees required.

3.10.060 Exemptions from the requirement to pay

impact fees.
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3.10.070 Exemptions from the requirement to pay fire,
park, and school impact fees for low and
moderate income housing. [RESERVED]

3.10.080 Calculation of park, fire, and school impact
fees using adopted impact fee schedules.

3.10.090 Formula for determining fire, park, school,
and transportation impact fees.

3.10.100 Calculation of transportation impact fees
using adopted impact fee schedule.

[ 330 0—MPACT —FERS—FOR—KING—COUNTY—TRANSRORTPATION
FACILETTIES]

3.10.120 Computing impact fees based on independent
fee calculation studies.

3.10.130 Credits and adjustments to required impact
fee payments.

3.10.140 Payments under protest and appeals.

3.10.150 Impact fee accounts and disbursements for
fire, park, and transportation impact fees.

3.10.160 Impact fee accounts and disbursements for
schoeol impact fees.

3.10.170 Refund of fire, park, and transportation

impact fees.

.10.180 Refund of school impact fees.

3.10.1%0 Annual impact fee report.

.10.200 Periodic review of fee schedules.

w

W

3.10.010 Purpose.

(A) The purpose of this chapter is to implement
the Capital Facilities Element of the Redmond
Comprehensive Plan and the Growth Management Act by:

(1) Ensuring that adequate fire, park,
schoel, and transportation facilities are available to
gerve new development;

(2 Maintaining the high quality of life in
Redmond by requiring that new developmént bear a

proportionate share of the cost of capital facilities

necessary to support planned land uses and dces not
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-

decrease the level of service available to existing
residents and businesses.

(3) Allowing reccvery of the cost of
cempleted fire, park, school, and transportation
facilities to the extent that new growth is served by
those facilities.

3.10.020 Authority.

This chapter is adopted under the authority of
RCW 82.02.050(2), which authorizes <c¢ities pianning
under the Growth Management Act to assess, collect,
and use impact fees To pay for fire, park,
transportation, and school facilities needed to
accommodate growth.

3.10.030 Definitions.

(A) General Definitions. As used in this
chapter, terms that are defined in RCW 82.02.090 shall
have the meanings set fcorth in that statute.

(B) Administrator. As used in this chapter, the
term “Administrator” means the Director of Planning
and Community Development, or designee.

(C} Land Uses in Impact Fee Schedules. The land
use categories set forth in the fire, park, and school
impact fee schedules adopted in Section 3.10.080 are

defined as follows:
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(1) “Dwelling wunit” means a single unit

providing complete, independent living facilities for

not more than one family and permitted roomers and
boarders, including permanent provisions for 1living,

sleeping, eating, coocking and sanitation. A mobile

home, manufactured home, modular home, apartment,
condominium, townhouse, single-family attached or
detached house, or acCcessory dwelling unit is

considered to a be a dwelling unit;
(2) “Multi-family dwelling unit” means a
dwelling unit within a building which accommodates two

or more families 1in individual, primary dwelling

units. The term includes those dwelling units
cemmonly kncwn as flats, apartments, and condominiums;
{3) “Single-family dwelling unit” means a
dwelling unit within a building designed for occcupancy
by one family on an individually owned lot. The term
includes both ™attached” dwelling units, i.e., where
the building in which the dwelling unit 1is located
abuts one or more lot lines and shares a common wall
with an adjacent dwelling unit, and “detached”
dwelling units, i.e., dwelling units within detached

buildings surrounded by open space and yards;
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(4) “*Manufacturing” means those facilities
or structures that house uses that have 2007 North
Bmerican Industrial Classification System (NAICS)
classifications of Sectors 23, 31-33, 42, and 48-489,
and warehouses as defined in the Redmond Zoning Code;

(5) “OrLfice” means:

{a) A structure, room, or series of
rooms where the affairs of a business, professional
person, or branch of government area carried out; or

(b) Land or structures that house uses
that have 2007 NAICS classifications of Sectors 52-56.

(c) Uses which would be primarily
classified as one of the other uses defined in this
section shall not ke classified as office uses.

(B) “Retail” means land or structures that
house uses that have 2007 NAICS c¢lassifications of
Sectors 44-45.

(D) Land Uses in Transportation Impact Fee
Schedule. The land use categories set forth in the
Transpertation Impact Fee Schedule adepted in  RMC
3.10.100 and the King County Transpcrtation Impact Fee
Schedule in RMC 3.10.110 are defined as follows:

(1) “Administrative office building” means

a building that houses one or more tenants and is the
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location where affairs o¢of a business, commercial or

industrial organization, professional perscn or firm
are conducted. The buillding or buildings may be
limited to one tenant, either the owner or lessee, o©r
contain a mixture of tenants including professional

services, insurance companies, investment brokers, and

company headgquarters. Services such as a bank or
savings and loan, a restaurant or cafeteria,
miscellaneous retail facilities, and fitness

facilities for building tenants may also be included.
(2) “Bank/savings and loan” means a
freestanding building, with or withcut a drive-up

window, for the custody, loan, or exchange of money;

for the extension of credit; and for facilitating the
transmission of funds.

(3} “Car sales (new and used)” means a
facility at which <cars, trucks and other 1light
vehicles are offered for sale. Such faciiities are
generally located as strip development along major
arterial streets which already have a preponderance cof
commercial development. Generally included are auto
services and parts sales along with a sometimes

substantial used-car operation. Some dealerships also
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include leasing activities and truck sales and
servicing.

(4) “Car wash” means a manual operation
where the driver parks and washes the vehicle 1in a
stall, or an automated facility for the same purpose.

{(5) “Church” means a building providing
public worship facilities. A church generally houses
an assembly hall or sanctuary, meeting rooms,
classrooms, and occasionally dining facilities.

(6} “Congregate care/assisted living” means
one or more multi-unit buildings designed Zfor the
elderly or those who are unable to live independently
due to physical or mental handicap. Facilities may
contain dining rooms, medical facilities, and
recreational facilities.

{(7) “Convenlence stere” means a use which
combines retail food sales with fast foods or take-out
foed service; generally open long hours or 24 hours a
day.

(8) “Day care” means a facility for the
care of infant and preschool age children during the
daytime hours. A day care generally includes

classrooms, offices, eating areas, and a playground.
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(9) “Discount/department store” means a

freestanding store with off-street parking. A

discount/department store usually offers centralized
cashiering and a wide range cf products. Often 1is the
only store on a site, but can be found in mutuail
operation with 1its own or other supermarkets, garden
centers and service stations, or as part of community-
sized shopping centers.

(10) “Elementary school” means an
educational institution that serves students between
the kindergarten and high school levels.

{11) “Fast foocd and take-out restaurant”

means an eating establishment which offers quick food

service and a limited menu of items. Food is generally
served 1in disposable wrappings or containers, and may
be consumed inside or outside the restaurant building.
Usually has a drive-up window.

(12) “Furniture store” means a store that

=

specializes in the sale of furniture and carpeting.
The stores are generally large and include storage
areas.

(13) “Health club/racquet club” means

privately owned facilities with tennis courts,

swimming pools, racguet ball courts, handball courts,
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other minor gymnastic facilities. s health
club/racquet club features exercise, sports, and other
active physical conditicning, as well as a broeoader
range of services such as Juice bars and meeting
rooms.

(14} “High school” means an educational
institution that typically serves ninth, tenth,
eleventh, and twelfth grade students.

(1%) ™“High turnover restaurant” means a sit-
down eating establishment where customers generally
stay less than one hour. High turnover restaurants are

usually moderately priced and frequently belong to

chains. Such restaurants are sometimes open 24 hours
per day and usually serve Dbreakfast, lunch, and
dinner. Such restaurants generally do not have a

drive-up window.

(16) “Hospital” means a building or
buildings designed for the medical, surgical
diagnosis, treatment and housing of persons under the
care of doctors and nurses. Rest homes, nursing hcmes,
convalescent homes and clinics are not included.

(17) “Hotel/motel” means a place of lodging

providing sleeping accommodations, restaurants,
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cocktail lounges, meeting and banguet rooms @ or

convention facilities.

(18) “Industrial park/research and
development” means areas containing & number of
industrial or related facilities. They are

characterized by a mix of manufacturing, service and
warehouse facilities with a wide wvariation 1in the
proportion of each type of use from one location to
ancther. Many industrial parks contain highly
diversified facilities, some with a large number of
small businesses and others with one or twoe dominant
industries. Research centers are facilities or groups

of facilities devoted nearly exclusively to research

and development activities. While they may also
contain offices and some light £fabrication areas, the
primary function is that of research and development.

{19) “Library” means a public facility for
the use, but not sale, of literary, musical, artistic,
or reference materials.

(20) “Light industrial/manufacturing” means
a facility where the primary activity 1s the
conversion of raw materials or parts 1into finished

products. Such uses generally also have coffices and

associated functions. Typical light industrial uses
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are printing plants, material testing laboratories,
assemblers of data processing equipment, and power
stations.

(21) “Medical office/clinic” means a
facility which provides diagnoses and cutpatient care
on a routine basis but which is unable to provide
prolonged in-house medical/surgical care. A medical
office 1s generally operated by either a single
private physician/dentist or a group of doctors and/or
dentists.

(22) “Miscellaneous retail” means a store
which sells retail goods tc the ultimate consumer for
direct consumption and not for resale.

(23) “Movie theater” means a facility that
consists of audience seating, one or more screens and
auditoriums, and a lcbby and refreshment stand.

(24} “Nursing home” means a facility whose
primary functicn is to provide chronic or convalescent
care for persons who by reason of illness or infirmity
are unable to care for themselves. The term “nursing
home” applies to rest homes, chronic care, and
convalescent homes.

(25) “Post office” means a facility that

hcuses service windows for mailing packages and
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letters, post office boxes, offices, vehicle storage

areas, and sorting and distribution facilities for
mail.

{26} “Restaurant” means an eating
establishment with turncocver rates generally of at
least one hour or 1longer. Generally does not serve
breakfast and may or may not serve lunch.

{27) “Retirement community” means
residential units similar to apartments or
condominiums, restricted to adults or senior citizens.

{28) “Service station with minimart” means a
facility which combines elements of a convenience

store and a gas station. Convenience focd items are

sold along with gasocline and other car products: gas
pumps are primarily cr completely self-service.

(29) TService station without minimart”
means a facility used for the sale of gascline, oil,
and lubricants. Such wuses may include areas for
servicing, repairing, and washing vehicles.

(30) “Shecpping center” means an 1integrated
group of commercial establishments which 1is planned,
developed, owned, or managed as a unit. Shared on-site

parking facilities are provided, and administrative

office areas are usually included.
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(31) “Supermarket” means a retail store
which sells a complete assortment of food, food
preparation and wrapping materials, and household
cleaning and servicing items.

(32) “Warehousing/storage” means facilities
which are primarily devoted to the storage of
materials. They may also include office and
maintenance areas.

3.10.040 Service areas.

For purposes of the park, fire, and
transportation impact fees established by this
chapter, all land within the boundaries of the City
shall be considered a single service area. For
purposes of the school impact fees established by this
chapter, all land within the boundaries of the Lake
Washington Scheol District shall be considered a
single service area and the City shall impose impact
fees within that portion of the District lying within
City boundaries.

3.10.050 Payment of impact fees required.

(A} Any person who applies for a permit to

undertake any development activity as defined in the

Redmond Zoning Code shall pay the park fire, school,

Page 13 of 57 Ordinance No. 26

AM No.

10 {AM)
11-164




and transportation impact fees required Dby this

chapter.

(B} Impact fees for individually permitted
single-family attached or detached residential
censtruction shall bke paid pricor to drywall or
sheetrock inspection consistent with a building permit
approval. After November 28, 2011, impact fees for
individually permitted single-family attached or
detached residential construction shall be paid at the
time of building permit issuance. Impact fees for all
other development types shall be paid prior to the

issuance of a building permit consistent with a

development approval. The provisions of this section
shall govern the timing of payment of all impacf fees
established by this chapter.

(C) Where a building permit is not required for
the development activity, the impact fees shall be
paid prior tc issuance of the permit that authorizes
the development activity. No permit shall be issued
for any activity not requiring a building permit
unless and until all impact fees are paid.

(D} All impact fees shall be paid toc the City of

Redmend Finance Department or the Department’s

designee or successor.
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3.10.060 Exemptions from the requirement to pay
impact fees.

{hy The following development activities are
exempt from the requirement tc pay some or all c¢f the
fire, park, school, and transportation 1impact fees
required by this chapter:

(1) Accessory dwelling units approved Dby
the City under Redmond Zoning Code Section 21.08.220,
Accessory Dwelling Units, or its successor, are exempt
from the payment of all impact fees.

(2) The alteration, reconstruction,
remcdeling, or replacement of existing buildings or
structures, including mobile homes or manufactured
homes, shall be exempt from the requirement to pay all
impact fees, provided that all of the following
conditions are met:

{a) For nonresidential structures or
the nonresidential portion cof mixed-use structures, no
additional gross floor area may be added;

(b) For residential structures or the
residential portion 0of mixed-use structures, no
additional dwelling units may be added;

(c} For all structures, the

alteration, reconstruction, remodeling, or replacement
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must create no additional demand on fire, park,

school, or transportation systems;

(d) For all structures, no <change in
use may be proposed; and

(e} For replacement structures, the
structure being replaced must have been demolished or
moved outside the boundaries of the City of Redmond.

{3) The construction of accessory
structures where no additional fire, park, schocl or
transportation demand will occur over and abocve that
produced by the principal building or use of the land
shall be exempt from the reguirement to pay all impact

fees.

{(4) Parking garages and building space that
are constructed solely to park motor vehicles that are
not for sale, lease or rent, or part of a stock in
trade are exempt from the requirement to pay all
impact fees. The conversion of parking garages or
vehicle parking areas exempted by this subsection to
other uses requires the payment of impact fees.

{5H) Temporary uses and structures
authorized by Chapter 21.46 of the Redmond Zoning

Code, Temporary Uses, or 1ts successor, are exempt

from the requirement to pay all impact fees.
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(6) Where a fee has previously been paid
for the development activity under the State
Environmental Policy Act (SEPA) for all of the system
improvements for which iméact fees are impesed by this
chapter, the development activity shall be exempt from
the payment of all impact fees pursuant to RCW
82.02.100. Where & fee previcusly paid for the
develcopment activity under SEPA does ncot cover all
system improvements for which an impact fee is imposed
under this chapter, an impact fee credit shall be
given to ensure that the City is not collecting both
SEPA and impact fees for the same system improvements.

{(7) Development activity undertaken by the
City o©f Redmond shall be exempt from the payment of
2ll impact fees 1n consideration for the City’'s
contribution toward fire, park, and transportation
system improvements from the City’s other funds and in
reccognition of the lack of impact from City
development activities on the school system.

(B) Development activity that is not exempt from
the requirement to pay all impact fees may qualify for

impact fee <c¢redits or adjustments pursuant to

RMC 3.10.130.
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3.10.070 Exemptions from the requirement to pay fire,
park, and school impact fees for low and
moderate income housing.

Reserved.

3.10.080 Calculation of park, fire, and school impact
fees using adopted impact fee schedules.

(A) Method of Caliculation. All park, fire, and
school 1impact fees shall be calculated wusing the
schedules set forth in this section, except where an
independent fee calculation study has been prepared
and approved as provided in RMC 3.10.120.

(1) When using the impact fee schedules set
forth in this section, the park, fire, and school

impact fees shall be calculated by using the fcllowing

formula:
Number of X Impact Fee = Amount of Impact
units of each Amount for a Fee that shall
use facility type be pald for that
facility type
[ FOR—FHAT USE]
(2) The number of units of each use
determined as follows: (1) for residential uses 1t is

the number of housing units for which a building
permit application has been made and (ii) for office,
retail, or manufacturing uses it 1s the gross floor
area of building(s} to be used for each use expressed

in square feet divided by 1,000 sguare feet. If uses

other than parking vehicles which do not constitute a
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stock in trade and uses accessory to residences will
take place outside of bhuildings, the calculations
shall include the land area on which these uses will
take place.

(3) Using the formula in subsection (&) (1)
of this section, park, fire, and school impact fees
shall be calculated separately for each use and each
facility type. The total impact fees that shall be
paid for any development are the sum of these
calculations.

(4 If a development &activity will include
more than one use in a building or site, then the fee
shall be determined wusing the above schedule by
apportioning the space committed to the various uses
specified on the schedule.

(5) If the type of use or development
activity is not specified on the impact fee schedules
in this section, the Administrator shall use the park,
fire, or schecol impact fee applicable to the most
comparable type of land use on the fee schedules. The
Administrator shall be guided in the selecticn of a
comparable type by the most recent Standard Industrial
Code Manual and the Redmond Zoning Code. If <the

Administrator determines that there 1is no comparable
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type of land use on the above fee schedule, then the

Administrator shall determine the proper fee by

considering demographic or other documentation which
is available from state, local, and regional
authecrities.

() In the case of a change 1in use,
development activity, redevelopment, or expansion or
modification of an existing use, the park, fire, or
school impact fee shall be based upon the net positive
increase in the impact fee for the new development
activity as compared to the previous development
activity. The Administrator shall be guided in this

determination by the sources and agencies listed

above.
(B) Fire Impact Fee Schedule. The feollowing

fire impact fees shall be paid for each unit of use or

development:
Impact
Fee That
Land Use Units Shall Be
Paid per
Unit
Single-family residences
[ FENCEUBENGMORTLE—HOMES AND . . [$325-62]
DETACHED-SINGLE—FAMILY 1 housing unit $104.66
MANUFACTOREDHOMES )]
Mobile homes and detached
i i 125.02
single-family manufactured homes 1 housing unit $125.02
Multi-family residences 1 housing unit $176.85
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Offices 1,000 square feet of gross 5146.36

tlocor area
. ‘ bl

Retail trade 1,000 square feet of gross |qq45 75
floor area

Manufacturing 1,000 square feet of gross 517.28
floor area

Note 1: Land wuses are defined in RMC 3.10.030, Definitions.

Amendments to this fee schedule shall be adopted by the City Council
by ordinance.

Note 2: Fire impact fees may be indexed to allow for a fee adjustment
each January 1. The January 1 adjustment to the fire impact fees
shall be determined by calculating changes 1in the Consumer Price
Index over the three consecutive 12-month September 1 to August 31
time periods immediately prior to January 1, or the closest three
consecutive 12-month time periods immediately pricor to January 1.

(C) Park Impact Fee Schedule. The following

park impact fees shall be paid for each unit of use or

development:
Impact
Fee That
Land Use Units Shall Be
Paid per
Unit
Single-family residences (including
moblle homes and detached single-family 1 housing unit $3,040.24
manufactured homes)
Multi-family residences 1 housing unit $2,443.93
1,000 sguare feet
Offices of gross floor $1,034.67
area
1,000 square feet
Retail trade of gross floor $453.56
area
1,000 sguare feet
Manufacturing of gross floor $458.49
area
Note 1: Land uses are defined in RMC 3.10.030, Definitions. Amendments to this

fee schedule shall be adopted by the City Council by ordinance.
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Note 2: Park impact fees may be indexed to allow for a fee adjustment each

January 1. The January 1 adjustment to the park impact fees shall be
determined by calculating changes in the average of the Building Cost Index
and the Construction Cost Index (published by the Engineering News Record)
over the three consecutive 12-month September 1 to August 31 time periods
immediately prior to January 1, or the closest three consecutive 1Z2-month
time periods immediately pricr to January 1.

(D) School Impact Fees. The following schocol
impact fees shall be paid for each unit of use or
development, provided, that such impact fees shall be
imposed only so long as the City of Redmond and the
Lake Washington Schoeol District remain parties to an
interlocal agreement under which the City agrees to
impose such fees. If the interlocal agreement is
terminated £for any reason, the City shall no longer

collect school impact fees under this section.

Impact
Fee That
Land Use Units Shall Be
Paid per
Unit
Single-family residences {including mcbile homes 1 housing $9 750.00
and detached single-family manufactured homes) unit ! )
. . . 1 housing
Multi-family residences . $280.00
unit
Note: School impact fees may be indexed each January 1, as determined by the City
Council.
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3.10.090 Formulas for determining fire, park, and
school impact fees.

The impact fees per development unit set forth in
RMC 3.10.080 and RMC 3.10.100 have been determined
using formulas which meet the requirements of Chapter
g§2.02 RCW. The Administrater shall publish such
formulas in administrative rules or user guides and
make the same available for public inspection and
copying during regular business hours.

3.10.100 Calculation of transportaticon impact fees
using adopted impact fee schedule.

(A} Purpose. The City uses transportation
impact fees from new develcpment to fund a portion of
the Transportation Facility Plan (TFP) consistent with
the goals and peclicies of the Redmond Comprehensive
Plan. The transpertation improvements in the TFP are
intended tc maintain, provide, and improve mobility in
Redmond.

(B) Method of Czlculation. All <transportation
impact fees shall be calculated using the schedule set
forth in subsection (C), except where an independent
fee calculation study has been prepared and approved

as provided in RMC 3.10.120.

(1) If a development permit 1is regquested
for a mixed-use development, the fee shall be
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determined by apportioning the space committed to uses

specified on the applicable schedule.

{(2) For applications for a development
permit approval extension, the amcunt of the fee 1is
the net positive difference between the fee currently
applicable, and the £fee applicable at the time of
original permit application, pursuant to this section.
If the extension is for a development permit
originally issued prior to the effective date cof this
section, the fee currently applicable shall be
collected.

{3) For applications for a change of use [+

REBEVELSOPMENT—FOR—MOBEFECATEON—CF] in an  existing

development where there is no increase in building or
developed area (i.e., no increase in the gross floor
area or gross leasable area as applicabkle), and which
regquires the issuance of a development permit, the

applicant shall receive a credit for the existing

development as provided in RMC 3.10.130. {FHE—EITY

SHALENOT CHARGE—A—TRANSRORTATIONTIMPACT FEE-]
{(4) For applications for [A-CHANGE—IN—USES]
redevelopment or modification of an existing

development, the applicant shall receive a credit for

the existing development as provided in RMC 3.10.130
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and shall pay impact fees on the [CHANGED—USE—OR]
additional floor area or additiconal dwelling units as
provided in that section.

(5) If the type of development activity
proposed in a development application is not specified
on the appliicable fee schedule, the Administrator
shall wuse the fee applicable to the most nearly
comparable type(s) of land use on the fee schedule.
The Administrator shall be guided in this selection by
the most appropriate technical and professional data.
If the Administrator determines that there 1s no
comparable type of land use on the applicabkle fee
schedule, the Administrator shall determine the fee
by:

{a) Using person trip generation data
provided by City staff, the developer, and data
contained in the mecst recent edition of Trip
Generation, published by the Institute of
Transportation Engineers; and

(b} Applying the formula set forth in
subsection (B) (1) of this section.

(C) Transportation Impact Fee Schedule. The
following transportation impact fees shall be paid for

each unit of use or development:
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Fee Schedule Co?t pes
Unit
Land Uses Standard of Measure'??*|Citywide?*
Cost per Person Mile of Travel (PMT) $2,506.73
Residential
Single-Family Dwelling $6,912.22
Multiple-Family Dwelling $4,242,82
Retirement Community Dwelling $1,533, 38
Nursing Home RBed $1,204.08
Congregate Care/Assisted Living Dwelling 5930.84
Hotel/Motel Room $4,614.15
Commercial - Institutional
Elementary School Student $875.7¢
High School ' Student $527.47
Church sqg. ft./GFA $4.77
Hospital sg. ft./GFA $9.81
Commercial - Retail Shopping Center
Up to 99,999 sg. ft. sgq. ft./GLA $12.10
100,000 - 199,999 sgq. ft. sq. ft./GLA $11.29
200,000 - 299,939 sqgq. ft. sg. ft./GLA 510.18
300,000 sg. ft. and over sg. ftr./GLA $11.96
Commercial - Retail Freestanding Uses
Bank/Savings and Lcan sg. ft./GFA 567.08
Car Sales - New/Used sqg. ft./GFA $18.99
Carwash Stall $11,266.13
Convenience Market sq. ftt./GFA 559.85
Day Care sq. ft./GFA 538.65
Discount Store sq. ft./GFA 513.02
Fast Food Restaurant sq. ft./GFA 567.73
Furniture Store sq. ft./GFA $0.92
Health Club/Racquet Club sq. ft./GFA $18.41
Library sg. ft./GFA 517.68
Miscellaneous Retail sq. ft./GFA $9.35
Movie Theater Seat $267.24
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Post Cffice sq. ft./GFA 527.14
Restaurant sg. ft./GFA 539.84
Service Station fuel position $18,428.57
Service Station/Minimart fuel position $13,343.00
Supermarket sqg. ft./GFA $32.18
Commercial - Administrative Office
Up to 99,999 sqg. ft. sqg. ft./GFA $17.95
100,000 - 199,999 sq. ft. sg. ft./GrA $14.98
200,000 - 299,992 sqgq. ft. sg. f£t./GFA $13.10
300,000 sg. ft. and over sg. ft./GFA $11.58
Medical Office/Clinic sg. ft./Gra $26.18
Industrial
Light Industry/Manufacturing sg. ft./GFA $8.80
Industrial Park sq. ft./GFA $7.73
Warehousing/Storage sq. ft./GFA 54.21
Mini Warehcuse sq. ft./GFA 52.09
Notes:

! For uses with standard of measure in sqguare feet, trip rate
is given as trips per 1,000 square feet, and impact fee is dollars
per square foot.

* GLA = Gross Leasable Area

¥ GFA Gross Floor Area

i

* The portieon of the impact fee charged to Redmond developments
other than for single- and multiple-family dwellings is for
mitigation of impacts on unincorporated King County transportation
facilities, and shall be calculated based on a project-specific
traffic model run using the King County Mitigation Payment System
(MPS). See RMC 3.10.110, Impact Fees for King County Transportation
Facilities.

Note 1: Land uses are defined in RMC 3.10.030, Definitions.
Amendments to this fee schedule shall be adopted by the City Council
by ordinance.

Note 2: Transportation impact fees may be indexed to allow for
a fee adjustment each January 1. The January 1 adjustment to the
transportation impact fees shall be determined by calculating changes
in the Constructicon Cost Index (published by the Engineering News
Record) over the three consecutive l2-meonth September 1 to August 31
time pericds immediately prior to January 1, or the closest three
consecutive 12-month time periods immediately prior to January 1.
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3.10.120 Computing impact fees based on independent
fee calculation studies.

(A) As an alternative to payment of impact fees
as provided 1in the schedules set forth in this
chapter, any person reguired to pay impact fees may
request that such fees be calculated according to an
independent fee calculation study submitted by such
person and approved by the Administrator as provided
in this section. A person required teo pay impact fees
may submit an independent fee calculation study for
one or more impact fees and use the impact fee

schedules in this chapter for one or more impact fees.
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(B) All independent fee calculation studies

shall be submitted to the Administrator for review and

approval. The study shall be accompanied by the fee
set by City Council rescolution for the review of such
studies.
(C) The independent fee calculation study shall

meet the following standards:

(1) The study shall follow accepted impact
fee assessment practices and methodologies.

(2) The study shall use acceptable data
sources, and the data shall be comparable with the

uses and intensities proposed for the ©proposed

development activity.

(3 The study shall comply with the
applicable State laws governing impact fees, including
but not limited to, RCW 82.02.060 or its successor.

(4} The study, including any data
collection and analysis, shall be prepared and
documented by professionals qualified in their
respective fields.

(5) The study shall show the basis upon
which the independent fee calculation was made.

(D} The Administrator shall consider the study

and documentation submitted by the person required to
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pay the impact fees, but is not required to accept the
study 1if the Administrator decides the study is not
accurate or reliable. The Administrator may, 1in the
alternative, require the person submitting the study
to submit additional or different documentation for
consideration. If the Administrator decides that
outside eXxperts are needed to review the study, the
applicant shall be responsible for paying for the
reaschable cost of a review by outside experts. If an
acceptable independent fee calculation study 1is not
presented, the perscn shall pay the impact fees based
upon the precess and schedules in RMC 2.10.080, RMC
3.10.100, and RMC 3.10.110. If an acceptable
independent fee calculation study 1s presented, the
Administrator may adjust the fee to that appropriate
To the particular development activity.
3.10.130 Credits and adjustments to required impact
fee payments.
(A) Credits. Regquired impact fees shall be
reduced by the following credits, where they apply:
{l) Credit for Conveyance of Land for
and/or Construction of Improvements. Whenever a
development approval 1is conditioned upon a developer’'s

conveyance of land for and/or construction @ of
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specified system improvements, the developer shall be

entitled to a credit against the impact fee that would

be 1mposed for the wvalue of the land or property
interest conveyed and/or the actual cost of
construction.

(a) The land value or cost of
construction shall be estimated at the time of
development approval and shall be based on acceptable
evidence and documentation. The evidence and
documentation shall be reviewed and, 1if acceptable,
approved by the Administratcr. When land 1s proposed
for conveyance, the person required to pay impact fees

shall present property appraisals prepared by

gqualified professionals. If construction costs are
estimated, the documentaticn shall be confirmed after
the construction is completed to assure that an
accurate credit amount is provided.

(b} The amount of the credit shall be
equal to the fair market wvalue c¢f the land conveyed
and/or the actual cost o¢f the system improvement
constructed, provided that:

(1) The amount of credit granted

snall not exceed the impact Zfee amount allocated by

the City toward that cost of the improvement;
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{(ii) The amount of credit granted
shall not exceed the amount of the impact fee the
developer is required to pay; and

(iii} If the land value or
construction cost 1is less than the calculated fee
amount, the difference remaining shall be chargeable
as an impact fee for the facility for which the land,
system facilities, or improved system facilities were
provided.

{c) Nco credit shall be given for
project improvements or for land or right-of-way
devoted to project improvements. In certain cases a
system improvement may function as a project
improvement. Where a2 system improvement functions as a
project improvement, the person who is required to pay
impact fees shall only receive a credit for the amount
of the improvement that functions as a system
improvement.

{d) Credit against impact fees
otherwise due will not be provided until:

(1Y) The constructicn, dedication
or implementaticon is completed and accepted by the

City of Redmond, or a Jjurisdiction which has an
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interlocal agreement with the City under the terms of

this sectiocn, or the State, whichever is applicable;

(ii) Acceptable financial security
is received and approved by the Administrator of the
City of Redmond, when applicable; and

(iidi) All design, construction,
inspection, testing, financial security, and
acceptance procedures are 1in strict compliance with
the then current City of Redmond design and
construction standards, when applicable.

(e) Credit may be prcvided Dbefore
completion of specified system improvement(s) if

adequate assurances are given by the applicant that

the standards set out 1in subsection (A) (1) {(d) of this
section will be met and 1f the developer posts &
performance assurance device as provided belcw for the
costs of such construction. The Administrator shall
determine:

(i) The performance assurance
amount; and

(ii) The form of the performance
assurance, such as a performance bond, irrevccable

letter ¢f credit, or escrow agreement.
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(£) If the system improvement(s) will
not be constructed, dedicated or implemented within
one vyear of the acceptance of the offer by the
Administrator, the amount of the performance assurance
shall be increased by 10 percent compounded for each
year of the life o¢f the performance assurance. The
revised performance assurance shall be reviewed and
approved by the Administrator prior to acceptance of
the performance assurance by the Administrator. If the
system improvement(s) is not to be conmpleted or
implemented within five years of the date of the fee
payer’s offer, the City Council must approve the
system 1improvement{s} and its scheduled completion
date pricor to the acceptance of <the c¢ffer by <the
Administrator.

(2) Credit for Park, Recreation, Open Space
of Trail Facilities. If &a development activity
includes park, recreatiocn, open space or trail
facilities which meet the reguirements cf this
subsection (B) (2), then the applicant shall be
entitled to a credit for that portion of the park,
recreation, open space or trail facilities impact fee
to be used for that park, recreation, open space or

trail facility type to the extent that the park,
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recreation, open space or trail system satisfies the
needs of the ogcupants of the develcopment activity or
the public.

(a) The credit shall equal:

(1) The reduction in demand by
occupants o©of the development on the City’s park,
recreation, open space or trail system, that is met by
the facility.

(ii) The reduction in demand by
the general public on the City’'s park, recreation,
open space  or rail system, that 1s met by the
facility, 1f the facility 1s open tc the general
public and signs at the facility notify the public
that they can use the facility. To be eligible for the
credit 1in this subsection, the facility shall be
located in an area which, based upon adopted level-of-
service standards, is lacking in needed park,
recreation, open space or trail facilities. Credit
under this subsection (A) (2) shall not be given for
the portion of any facility which provides a higher
level-of-service than that set by the level-of-service

standard for that facility.
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(b) The park, recreation, open space
or trail facilities shall meet all of the following
criteria to be eligible for a credit:

(i) The area or facility shall
functien as a system improvement and not a project
improvement as defined by this chapter, either because
it is a system improvement or because 1t is & project
improvement which relieves demand on the City’s park,
recreation, open space or trail system.

{(ii) The facilities shall be
equivalent to Redmond’s adopted standards for park,
recreation, open space or trail facilities.

(1idi) The park, recreation,
open space or trail shall ke large enough to function
as that type of park, recreaticn, open space or trail
system to obtaln a credit.

(iv) The City may reguire that
legally binding conditions be recorded 1in the real
property records providing that the facility shall be
used by the facility’s occupants or the general
public. If these facilities are closed or converted to
another use, the amount of the c¢redit in current

decllars shall be ©paid to the Redmend Finance
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Department or 1its designee or successor before the

facilities are closed or converted.

i*vd (53]

(431 (3 Transportation TImpact Fee Credit

upon Change of Use. Except where exempt as provided

below, where there is no increase in building or

developed area (i.e., no increase in the gross floor
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area or gross leasable area as applicable), whenever

the use of an existing building, structure, or parcel
of land is changed in such a manner as to result in
thirty or more net new p.m. peak hour vehicle trips
over those generated by the existing use, the
applicant shall receive a credit for the existing use
of the building, structure, or porticn of land and a
transportaticn impact fee shall be paid for the
additional or changed use. The impact £fee shall be
based upon the net increase 1in person miles traveled
associated with the changed use over the person miles
traveled associated with the existing use. The impact
fee shall be calculated using the fee schedule set
forth in RMC 3.10.100 wunless an independent fee
calculation study is submitted and approved as
provided in RMC 3.10.120.

{a) The following changes in land use
shall be exempt from the requirement to pay an impact
as provided akove:

(i) Changes in land use occurring
as the result of a change in tenants of a mixed-use
shopping center.

(ii) Changes in land use occurring

within a multi-building development cccupied entirely
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by a single owner or single tenant, o©r changes

occurring as the result of a lease or sublease within

such a development from the single owner or single
tenant to another business that provides services only
to the single owner or single tenant or its employees
at that location.

(iii) Changes in land use
occurring within a single building occupied entirely
by a single owner or tenant, or changes occurring as
the result of a lease or sublease within such building
from the single owner o©or single tenant to another
business that provides services only to the single

owner or single tenant at that location.

{4) Credit for Existing Development -

Expansion. Whenever the alteration, reconstruction,

remodeling, or replacement of existing buildings or

structures results in additional gross floor area or

additional dwelling units, the applicant shall receive

a credit for the existing buildings or structures and

an impact fee shall be paid only for the additional

gross floor area or additional dwelling units. The

impact fee shall be based upon the net increase in the

number of units of development or portion thereof

associated with the additional gross floor area or
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additional dwelling unit over the number of units

associated with the existing gross floor area or

dwelling units. The fee shall be calculated using the

fee schedules set forth in RMC 3.10.080, 3.10.100, and

3.10.110 unless an independent fee calculation study

is submitted and approved as provided in RMC 3.10.120.

{5) Transportation Impact Fee Credit for
Vacant Structures. Whenever any existing building or
structure or portion thereof for which an impact fee
was not paid shall be wvacant for a period of [GMNE—Y¥YEAR

oR—MORE,-]three years from and after April 16, 2011, if

the wvacancy began on or before April 16, 2011; or

three years from and after the date the vacancy began,

if the vacancy began after April 16, 2011, whichever

is later, then any subsequent alteration,

reccnstruction, remodeling, or replacement shall
require the payment of an impact fee for the entire
building or structure without c¢redit for existing
gross floor area or dwelling units provided, that
vacant single-family dwelling units as defined in RMC
3.10.030(C) (3) shall be exempt from this requirement.
The fee shall be calculated using the fee schedule set

forth in RMC 3.10.100 wunless an independent fee
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calculation study 1is submitted and approved as
provided in RMC 3.10.120.

(B) Adjustments. The Administrator may adjust
the required impact fees where the Administrator
determines that o¢ne of the following circumstances
exists and that the discount included in the impact
fee formula fails to adjust for the error in the
calculation or tc¢ ameliorate the unfairness of the
fee:

(1) The person required to pay the impact
fee demonstrates that an impact fee was incorrectly
computed; or

(2) The person required to pay the impact
fee demonstrates that unusual c¢ircumstances make the
standard impact fee zpplied tc the development unfair
or unjust. These circumstances shall not be
circumstances generally applicable to similar types of
land uses or generally applicakle Lo development
activities in the vicinity. Unusual circumstances may
include that the development activity will have less
impact on the system improvement(s) for which the
impact fee 1s imposed than the other development

activities in the same category.
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(C) Time for Making <Claim. Any <c¢laim of a
credit or adjustment shall be made no later than the
time of application for a building permit. If a
building permit 1is not required Zfor the development
activity, the c¢laim shall be made when the fee 1is
tendered. Any claim not made when required by this
section shall be deemed waived.

(D) Transfer. Credits or adjustments shall not
be transferable from one property, project, or
development activity to ancther without the approval
of the Administrator.

3.10.140 Payments under protest and appeals.

{(AY Any decision made by the Administrator, his
or her designee, or the Building Official, or his or
her designee, 1in the <c¢ourse of administering this
chapter may be appealed 1in accordance with the
procedures for appealing the underlying permit and
shall not be subject to a separate appeal process.
This shall include the requirement to pay impact fees.
Where no other appezl process 1s provided, an appeal
may pe made as an appeal of an administrative
decision. See Redmond Zoning Code, Procedures. Any
errors in the formula for calculating the impact fee

shall be referred to the Mayor and City Cecuncil for
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possible modification. Every interlocal agreement made
pursuant to this chapter shall specifically
incorporate this appeal procedure.

(B) Impact fees may be paid under protest to
obtain a building permit or other approval or permit.

3.10.150 Impact fee accounts and disbursements for
fire, park, and transportation impact fees.

(A) The City o©f Redmond Finance Department shall
earmark all fire, park, and transpcortation impact fees
collected under this chapter as to the person paying
them, the date paid, and the type of impact fee paid.
The Finance Department shall promptly deposit all fees
collected in appropriate special interest-bearing
accounts. A separate account shall be established for
each type of dimpact fee. All interest shall be
retained in the account and expended for the purposes
for which the impact fee was  imposed. While
maintaining fees in separate accounts, pooled
investments may be used.

(B) Impact fees shall only be expended on system
improvements which are in conformance with the Capital
Facilities Chapter o¢f the Comprehensive Plan and
administrative costs. Impact fees shall only be
expended on system improvements which are included in

the Capital Facilities Chapter c¢f the Comprehensive
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Plar or which are included in a functional plan
adopted by reference in the Utilities Chapter of the
Comprehensive Plan or the Capital Facilities Chapter
of the Comprehensive Plan. The part of the Utilities
Chapter which adopts functional plans by reference
shall be part of the Capital Facilities Chapter of the
Comprehensive Plan. Administrative costs shall not
exceed three-tenths of cne percent c¢f the impact fees
collected.

(C) Impact fees shall only be used for system
improvements within the service areas established
under RMC 3.10.040 for the particular type of fee
involved.

(D} For system improvements included in the
Capital Facilities Chapter or a functional plan

adopted by reference, impact fees may be expended on

facility planning, land acguisition, site
improvements, application fees, necessary off-site
improvements, regquired mitigation, construction,

engineering, architectural, permitting, financing, and
administrative expenses, relocatable facilities,
capital egquipment, repayment of system improvement
costs previously incurred by the City to the extent

that new growth and development will be served by the
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system impreovements, and any other expenses wnich

could be capitalized and are consistent with the

Capital VFacilities Element or a functional plan
adopted by reference.

(E) In the event Lhat bonds or similar debt
instruments are issued for the advanced provision of
system improvements for which impact fees may Ibe
expended and where consistent with provisions of the
bond covenants, impact fees may be used to pay debt
service on such bonds or similar debt instruments to
the extent that the facilities or improvements

provided are consistent with the requirements of this

section.

(F) Impact fees shall be expended or encumbered
for a permissible use within [S¥%]ten years of the
date they are received by the City of Redmond Finance
Department unless the City Council finds that there
exists an extraordinary and compelling reason for fees
to be held longer than [S&%X]ten years. These findings
shall be set forth in writing and be approved by the
City Council.

3.10.160 Impact fee accounts and disbursements of
school impact fees.

The process for administering school impact fees

shall be established upcon approval of and according to
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an interlocal agreement betwsen the City of Redmond

and the Lake Washington School District.

3.10.170 Refund of fire, park and transportation
impact fees.

{A) All requests for impact fee refunds shall be
made by the owner of the property on which the impact
fee was paid and shall be made in writing. The written
request shall be submitted to the City of Redmond
Finance Department, or its successor, 1f the City
holds the funds. The written request shall be received
within cne year of the date the right to the claim for
the refund arises. Notwithstanding any other provision
of this secticn, where nctice of eligibility of a
refund is required by subsection (B) (2) of this
secticon, the written request shall ke received within
cne vyear of the date on which the City mails the
notice that the perscn may be eligible for a refund.

(B) Refunds of Unencumbered Impact Fees.

{1) The current owner of property on which
impact fees have been paid may apply for and receive a
refund of these fees if the impact fees have not been
expended or encumbered within the time limits in RMC
3.10.150(F) . Refunds of impact fees under this

subsection {(B) shall include any interest earned on
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the impact fees by the City. In determining whether

impact fees have been encumbered, impact fees shall be

considered encumbered c¢cn & first-in, first-out basis.

(2y If the City holds impact fees Dbeyond
the time limits set in RMC 3.10.150(¥), the City shall
notify potential <c¢laimants by first class mail
deposited with the United States Postal Service
addressed to the owner of the property as shown in the
county tax records or a commercial compendium of the
tax records.

(3) Any impact fees that are not expended
within the time l1imits in EMC 3.10.130(F) and for

which no application for a refund has been made within

the one-year period set by subsection (A} of this
secticn shall be retained and expended on the system
improvements for which the impact fees were imposed.
{C} Refunds of Impact Fees for When Development
Does Not Procesed. Any person who was required to pay
impact fees may request and shall receive & refund,
including interest earned on the impact fees, when
both of the following conditions are met:
(1) A final inspection is not requested for

the building or, 1if no building is being constructed
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as part of the development activity, the use is not
started; and
(2} No impact has resulted on the

facilities for which the impact fee was collected.

[ A I’

Y HAS T RIENDED OR—FENCOMBERED —THL TMPACT FRES TN

PHE OWNER—SHATT RE LT ICTRIE ok A CREDBTIT ]The owner
shall reguest the [EREBEF] refund in writing by the
deadline set for claiming [EREBEES]refunds. [AMNB—SHALL
PRI DE—RECE R TFS—FOR—THE—MPACT —FRES—RAT D BY—THE OWNER
FOR——D--—BEVELOPRMENT—ACT-EVITY— 0oL THL  OSAMED  OR
SUBSTEANT AL EY—S M EAR—NATORE—ON—FHE—SAME—PROPERTY—OR
SoME—PRART —OF—FHE-PROPERTY=-] The Administrator shall

determine whether to grant a [EREBFE]refund, and such
decisions may be appealed in the same manner as an
appeal of an administrative decision under the Redmond

Zoning Code.
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(D) Should the City terminate any or all impact

fee requirements, all unexpended or unencumbered

funds, including interest earned, shall be refunded
pursuant to this section. Upcn the finding that any or
all fee requirements are to be terminated, the City
shall place notice o©f such termination and the
availability of refunds 1in a newspaper of general
circulaticon at least two times and shall notify all
potential c¢laimants by first class mail to the last
known address of claimants. All funds available for
refund shall be retained for a period of one year. At
the end of one year, any remaining funds shall be

retained by the City, but must be expended for

projects identified in the City’'s adopted capital
facility plans. This nctice requirement shall not
apply if there are no unexpended or unencumbered
balances within an account or accounts being
terminated.

{Z) The interest due on the refund of impact
fees as required by this chapter cor RCW 82.02.080, or
its successor, shall be calculated according to the
average rate received by the City on invested funds

throughout the period during which the impact fees

were retained by that local government.
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3.10.180 Refund of school impact fees.

The process for administering school impact fees,
including refunding fees, shall be established upon
approval of and according to an interlocal agreement
between the City of Redmond and the Lake Washington
School District.

3.10.190 Annual impact fee report.

Each year, the City of Redmond Finance
Department, or 1its successcr, shall prepare a report
on each impact fee account showing the source and
amount of all moneys collected, earned, or received
and the system improvements that were financed in
whole or in part by the impact fees. The City
departments receiving impact £fee funds shall provide
the information needed by the Finance Department, or
its successcr, to prepare the annual impact fee report
by the deadline set by the City of Redmond Department
of Finance or 1its successor. This report may ke part
of an existing annual report or a separate report.
3.10.200 Periocdic review of fee schedules.

The City Council shall review the fire, park,
school, and transportaticn impact fees on a periodic
basis in crder toc ensure that the same reflect the

current capital improvement program of the City and
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the current cost of constructing system improvements
related to growth. With respect to reviewing school
impact fees, the City Council shall consider whether
these impact fees have been adopted by otherx
jurisdictions within the Lake Washington School
District, including the City of Kirkland, &and whether
the school impact fee Dburden 1s spread fairly
throughout jurisdictions within the Lake Washington
School District.

~

Section 2. Severability. If any section, sentence,

clause or phrase of this ordinance should be held to be invalid
or unconstitutional by a court ¢f competent jurisdictiocn, such
invalidity or unconstitutionality shall not affect the validity
or constitutionality of any other section, sentence, clause or
phrase c¢f this ordinance.

Section 3. Effective Date. The repeal of RMC 3.10.110

provided for in this ordinance shall take effect on September
10, 2011, A1l other amendments made by this ordinance shall
take effect five (5) days after publication of an approved
summary consisting of the title, or as otherwise provided by

law.
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ADOPTED by the Redmond City Council this 16" day of August,

l 2011.

CITY OF REDMOND

e

RICHARD COLE:’MAYOR PRO TEM

ATTEST:

Cotfodetdnt el o

M(;ﬁELLE M. MCGEEER, CMC, CITY CLERK

APPROVED AS TO FORM:
OFFICE OF THE CITY ATTORNEY:

JAMES HANEY, CIGi’iEfORNEY

FILED WITH THE CITY CLERK: August 10, 2011
PASSED BY THE CITY COUNCIL: hugust 16, 2011
SIGNED BY THE MAYOR: August 16, 2011
PUBLISHED: Rugust 22, 2011
EFFECTIVE DATE: August 27, 2011

ORDINANCE NO. 2610 (AM)

l ADOPTED 6-0: Carson, Cole, Margeson, Myers, Stilin and Vache
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